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COMMENTS:
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REVIEWED BY:

LEGAL REVIEW BY:

FISCAL NOTE:

RECOMMENDATION:

ADDITIONAL INFO:

This is the second public hearing for The Vale, a mixed use development, for a zoning
change, an amended Final Plat, and a Preliminary and Final PAD with variances, located
at 1149 West University Drive.

20030206dsrh06 PLANNED DEVELOPMENT (0406)
Yes

Hold the second public hearing for THE VALE (Beck Development, LLC, property
owner) ORDINANCE 808.2002.07 #Z0ON-2002.07 for a zoning change from R-3, Multi-
Family Residential Limited and C-1, Neighborhood Commercial to MG, Multi-Use
General District on 1.80 gross acres. #SBD-2002.93 an amended Final Plat to combine 9
lots into one lot on 1.55 net acres. #SPD-2002.92 for a Preliminary and Final PAD for 46
residential and 4 commercial condominiums totaling 61,750 s.f. (57,000 s.f. for
residential, 4,100 s.f. for commercial, and 650 s.f. for a club house), 17,850 s.f. for a
below grade parking garage, and a 5,825 s.f on-grade parking garage, all on 1.55 net
acres, located at 1149 West University Drive. (Please see list of variances on
Attachment #2.)

Hector Tapia, Senior Planner (480-350-8586)

Steve Venker, Planning & Zoning Manager (480-350-8920)

N/A

N/A

Planning Staff — Approval

Plarming Commission, Approval, 1/14/2003

Design Review Board — Approval, 12/18/2002

The narrow and long shape of the subject site creates design challenges. This proposal
takes advantage of in-fill development policies, recommendations from the

Comprehensive Transportation Plan, expressed support from the surrounding
neighborhoods, and General Plan 2020.




ATTACHMENTS: 1. Listof Attachments
2-3History & Facts / Description
3-6 Comments
6-7 Conditions of Approval

Location Map

Letter of Authorization

Letter of Explanation/Intent

Preliminary Planned Area Development (PAD)

Amended Final Subdivision Plat

Landscape Plan

Building “a” Floor Plan & Elevations

Building “b” Floor Plan & Elevations

Building “¢” Floor Plan & Elevations

Building “d” Floor Plan & Elevations

Building “¢” Floor Plan & Elevations

Building “f” Floor Plan & Elevations
. Building “g” Floor Plan & Elevations

Building “h” Floor Plan & Elevations

Building “;” Floor Plan & Elevations

Building “k” Floor Plan & Elevations

Unit Plans

Ordinance No. 808.2000.07

Aerial Photo

Letters of Support

Letters of Opposition

. Traffic Impact Analysis (Kimley-Horn and Associates)
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W E-Mail from Traffic Engineering addressing conditions added by Commission
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HISTORY & FACTS:

January 14, 2003,
Eebruary 6, 2003,

DESCRIPTION:

Western Village Unit 19 Subdivision was recorded in Maricopa County Recorders Office.

This proposal includes lots 1 through 9 of this subdivision.

Planning Commission approved a zoning change from R-3/C-1 to MG a Preliminary PAD
with variances for the VALE, a mixed use development consisting of residential and

commercial condominiums and office space.

The Design Review Board approved the site plan, the overall design concept, building

elevations, and landscape plan with conditions.

Planning Commission approved the Final PAD for the Vale.

City Council held the first public hearing.

Owner — Beck Development, LLC, Nicole Roberts
Applicant — Jeff Densic
Architect — Will Bruder Architects, LTD
Engineer — Hansen Thorp Pellinen Olson Inc.
Attorney — Gamimage & Burnham, Steven Anderson
Existing zoning — R-3 and C-1
Proposed zoning - MG
Total site area — 1.79 gross acres
Number of lots proposed - 1
Number of units proposed — 46 Condominiums
Proposed Density — 25.5 dw/ac
Total building Area — 67,575 s.f.
Residential Condominiums — 57,000 s.f.
Club House — 650 s.f.
Commercial Condominiums — 4,100 s.f.
Lot coverage - 33.0%
Floor Area Ratio (FAR) - 1.0
Parking required —
5 — Studio @ 1/unit = 5 spaces
18 -1BR @ 1.5/unit = 27 spaces
19 - 2 BR @ 2.0/unit = 38 spaces
4 -3 BR @ 2.5/unit = 10 spaces
guest 46 units @ .2/unit = 9 spaces
Commercial — 4,100 s..f. @ 1/250 = 16 spaces
Total = 105 spaces
Total Parking provided — 93 spaces (variance requested)
RV parking required — 5 spaces
RV parking provided — 0 (variance requested)
Bicycle parking required — 50 spaces
Bicycle parking provided — 50 spaces
Landscaping — 30.2%
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COMMENTS:

Requested Variances:

1. Reduce the minimum required street side yard building setback from 25 feet to O feet along the
north property line.

2. Reduce the minimum required front yard building setback from 25 feet to 7 feet, along the west

property line.

Reduce the minimum required lot depth from 150 feet to 94 feet.

Waive the minimum required 6 feet landscape buffer strip along the south property line and the

minimum 15 feet of landscaping along the street and front yard building setbaks.

Reduce the minimum required parking spaces from 105 to 93.

Waive the required parking spaces for recreational vehicles.

Waive the requirement of a landscape parking island at the south east surface parking lot.

Allow the use of custom architectural metal skin on exterior metal walls.

Reduce the minimum required courtyard separation from 50 feet to 14 feet.

W

0o N o w

The subject lots are located at the south east corner of University Drive and Beck Avenue
within the Western Village Unit 19 Lots 1 through 9. Those lots are currently zoned R-3
and C-1. The intent is to combine those lots into one lot and rezone it to MG, Multi-Use
General District. Although the narrow and long shape of the subject site creates design
challenges, this proposal takes advantage of in-fill development policies,
recommendations from the Comprehensive Transportation Plan, and expressed support
for this type of developments from some neighbors in the area. The requested Amended
Final Plat will combine lots 1 through 9 into one lot.

General Plan 2020
General 2020 designates this area between Beck Avenue and Hardy Drive as Mixed Use.
This propesal, The Vale, includes 46 residential condominiums and 4,100 s.f. of

office/commercial condominiums. This request appears te meet the intent of General Plan
2020.

Zoning

Lots one through nine within Western Village Unit 19 are the subject lots under this
request. Lots one through seven are zoned R-3 and Lots eight and nine are zoned C-1. The
request is to rezone those lots from R-3, Multi-Family Residential Limited, and C-1,
Neighborhood Commercial to MG, Multi-Use General District. Although the zoning
adjacent to the south is R1-6, Single Family residential, the 46 residential condominiums
should serve as a land use transition between single story homes into a more urban
setting, more dense development along University Drive.

Building Height

The MG zoning does not have a height restriction but since the development is adjacent
to single family homes to the south, the building height is restricted for buildings over 15
feet. The buildings closer to the alley have a five feet setback from the south property line
and their height starts from 17 feet, increasing the height for every foot farther from the
south property line. This is an example of one of the challenges in-fill development faces
next to single family residential. It appears to work well here. The applicant avoided the
height variance and provided residential condominiums with garages along the alleyway.
The buildings facing University Drive have a maximum height of 46 feet (4 stories).
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Requested Variances

This proposal includes nine variances. Although the number of variances appears to be
high, the narrow and long shape of the parcel involved creates unnecessary requirements
on an in-fill project proposing an urban setting design criteria.

Variance number one reduces the minimum required street side yard building setback
from 25 feet to O feet. This variance allows the applicant to dedicate 15 feet along
University Drive therefore providing 55 feet of right of way for University Drive. Out of
those 55 feet, approximately 25 feet will be dedicated for sidewalks and parallel parking
on the City’s right of way.

Variance number two reduces the minimum required front yard building setback from 25
feet to seven feet. This is necessary since the staircase structure that will be located facing
Beck Avenue is only seven feet away from the west side property line.

Variance number three relates to the minimum required lot depth by the MG Zoning
District. As mentioned above, the shape of the parcel and the additional 15 feet dedicated
to the City for sidewalks and parallel parking, the left over depth of the parcel is only 94
feet and the proposed zoning requires 150 feet.

Variance number four and seven relate to the minimum landscape buffers along
University Drive, Beck Avenue, along the south property line (the north side of the alley),
and one missing landscape parking island at the east side surface parking lot.

Variance number five and six relate to the minimum parking required. By Ordinance 808
parking ratio standards, this proposal needs 105 parking spaces and five spaces for
recreational vehicles (RV’s). The proposal provides 93 spaces and eliminates the RV
parking. MG and CCD zoning districts are classified as “urban” districts where the intent
is to encourage higher residential densities, live/work units, and/or pedestrian oriented
developments. RV parking is not required in the CCD district therefore it should apply to
MG as well.

Variance number eight would allow the use of an architectural metal skin on exterior
walls.

Variance number nine refer to the minimum court yard separation requirements between
multi-family residential buildings. The minimum distance between building requested is
14 feet but other buildings are farther apart. The open areas are located along the middle
of the condominium buildings, “the plaza canyon”, linking the club house and
commmercial areas located at the east end. The court yard separations required by Zoning
Ordinance 808 for multi-family projects appear to be suburban oriented and should not
apply here.

Neighborheod

The surrounding neighborhood from this proposal includes single family homes to the
south, commercial properties to the east, apartments to the west, apartments to the north
(along the north side of University Drive).
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Alley Access
Multi-family residential developments are not allowed to have automobile access to a site

5. Using an alley for access to a lot opposite to any single family (R1) zoning district
is prohibited.

Planning staff agrees that in order to accommodate an in-fill and viable project at this
location, access to the condominium garages from the alley should be allowed. The
existing language of Ordinance 808 prohibits that access. Staff has prepared an Ordinance
808 text amendment along with this application process. The intention is that the “for
sale” residential housing (condominiums) should be allowed alley access. On January 14,
2003, Planning Commission approved the Ordinance text amendment.

Project Analysis

Most of the new development in Tempe during the next few years will be in-fill projects.
This type of projects create new challenges in the development process since we are
dealing with pre-existing and neighborhood conditions surrounding those parcels targeted
for re-development. The intent of the proposed request is to accommodate a condominium
project that offers garages, underground parking, a club house, commercial/office
opportunities within the overall master plan, and major recreational opportunities such as
the Tempe Downtown area and Arizona State University within walking distances from
it.

Public Input

Five neighbors that live south of this proposal supported the project but expressed
concerns about traffic, maintenance of sewer and water lines, trash pick up, and the future
use of the alley. The applicant and Public Works staff addressed most of the neighbors
concerns prior to the January 14, 2003 Planning Commission meeting.

Staff received a letter of opposition from a neighbor living at 1142 West 9™ Street but
without explaining any specific concerns just stating opposition for condominiums.

Traffic/Circulation/Impact

The MG, Multi-Use General District Zoning District requires a traffic impact analysis
report for new proposals. Based on previous Traffic engineering staff reviews and the
traffic Engineering consultant (Kimley-Horn and Associates, Inc.} appears that the trips
generated from this development should be a minor increase from the existing traffic
volumes along Beck Avenue and University Drive. A Traffic Impact Analysis report is
attached here (see attachment “V”).

Public Works Engineering

According to Public Works staff, garbage pick up could be done along 9™ Street during
construction, but the bulk pick up would remain as alley service after the project is
completed.
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Grading and Drainage was a concern by Public Works Engineering staff on the proposed
site. City staff met with the applicants on January 9, 2003 and a solution was reached to
accommodate the water retention on site plus that from the alley area.

Staff recommends approval subject to conditions.
RECOMMENDATION: Approval

REASON(S) FOR
APPROVAIL: 1. The proposed mixed-use development including residential and commercial/office
condominiums meet the intent of General Plan 2020 Projected Land Use Map.

2. The requested MG, Multi-Use General District, as an implementation tool of General
Plan 2020 appears to be the appropriate selection for a zoning change from the
existing R-3 and C-1 Zoning Districts.

3. The requested variances will allow the proposed development to reach the objectives
of the General Plan 2020 by providing a mixed use, higher density, and under an
urban design setting.

CONDITION(S)
OF APPROVAL:

1. a. The Public Works Department shall approve all roadway, alley, and utility
easement dedications, driveways, storm water retention, and street drainage
plans, water and sewer construction drawings, refuse pickup, and off-site
improvements.

b. Off-site improvements to bring roadways to current standards include:
(1) Water lines and fire hydrants
(2) Sewer lines
(3) Storm drains.
(4) Roadway improvements including streetlights, curb, gutter, bikepath,
sidewalk, bus shelter, and related amenities.

c. Fees to be paid with the development of this project include:
(1) Water and sewer development fees.
(2) Water and/or sewer participation charges.
(3) Inspection and testing fees.

d. All applicable off-site plans shall be approved prior to recordation of Final
Subdivision Plat.

2. a. All street dedications shall be made within six (6) months of Council approval.

b. Public improvements must be installed prior to the issuance of any occupancy
permits. Any phasing shall be approved by the Public Works Department.
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10.

c. All new and existing, as well as on-site and off-site, utility lines (other than
transmission lines) shall be placed underground prior to the issuance of an
occupancy permit for this (re)development in accordance with the Code of the
City of Tempe - Section 25.120.

The owner(s) shall provide a continuing care condition, covenant and restriction for
all of the project's landscaping, required by Ordinance or located in any common
area on site. The CC&R's shall be in a form satisfactory to the Development
Services Manager and City Attorney.

No variances may be created by future property lines without the prior approval of
the City of Tempe.

A valid building permit shall be obtained and substantial construction commenced
on or before February 13, 2004 or the variances shall be deemed null and void.

A building permit shall be obtained and substantial construction commenced en or
before February 13, 2005 or the zoning shall revert to that in place at the time of
application, subject to a public hearing.

The Preliminary and Final P.A.D. for the Vale mixed use development shall be put
into proper engineered format with appropriate signature blanks and recorded with
the Maricopa County Recorder’s Office through the City of Tempe’s Development
Services Department on or before February 13, 2004.

The applicant/owner shall resolve all lighting and security details with the Planning
and Crime Prevention Staff prior to the issuance of a building permit.

Any commercial square footage shall remain unoccupied until such time as the
applicant has delivered all on-street parking to full use (22 parking spaces along
University Drive). ADDED BY COMMISSION

Building permits shall be issue on or before November 13, 2003 or the applicant
shall return to the Planning & Zoning Commission for an update as to the status of
their project. ADDED BY COMMISSION
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Sep 23 (& 01:37p Context Development 4808373691 p.2

Guaranteed Investiments Inc.
101 Convention Center Drive #7008
Las Vegas, NV, 80109

09/23/02

To whom it may concern,

As the legal owner of the 1.72 acres of property located on the SE comer of University Drive and
Beck Avenue, lepally identifierd as Lots 1.9, Western Village, Unit 19, Maricopa County Bock
148 of Maps, Page 96, I give Nicole Roberts and Beck Developments LLC permission to make

application to the Clty of Tompe and any other neccssary parties for development of this property.
Application may include but sball aot be Hmited w applications for rezoning, replating,

abandoning utility easements, building permit, and any other applications or actions necessary for
the development of 2 mixcd-use project on this property.

Please contact the writer at 480.443.4717 for further clarification.

Sincerely,
S TR

Lioubav Korban
Secretary
Guaranteed Investments Inc.




the vale. project for

beck development, lic.

southwest corner of beck avenue and university drive
tempe, arizona

project overview

Working in accord with the Tempe Comprehensive Transportation Plan and the City’s desire to
transform West University Drive into an urban entry into the City’s downtown and to enhance the
streetscape with on-street parking and pedestrian friendly amenities, we propose the following:

to develop this 1.8 acre site with 713 feet of frontage along University Drive with a series of
mixed-use and residential buildings consisting of 4,100 sf for sale office and retail space

with surface parking, and 46 for sale dwelling units with secured underground parking and
private individual garages at grade;

to provide public parking parallel to University Drive with intermittent landscape islands

and a landscape strip buffering a widened sidewalk with upgraded paving and shade
canopies.

The proposed development fully complies with the Northwest Tempe Specific Area Plan, the
corridor concept plan for University Drive, and the neighborhood’s desires for in-fill development,
for-sale housing, and increased commercial activity along University Drive. The project has been
reviewed by the Sunset/Riverside Neighborhood Association and the Chairmen of the Gilliland and
Mitchell Park Neighborhood Associations. Additionally, the site plan has had a formal preliminary
review with the city of Tempe staff. All of these groups have expressed support for this project.

primary site features

The goal of the proposed development is to form a bridge between the residential development to
the west of Beck Avenue and the commercial enterprises immediately to the east property line.

The proposed development builds to the mandated setback line along University Drive to form a
consistent “street wali” constructed of textured masonry units animated with a dynamic array of
smali colored windows. The lower level residential units in these buildings open to a private inner
courtyard and community garden. Select units will have secondary entrances in recessed gardens
along the street edge to allow for live/work or home occupaticn. Upper level units open to north
mountain views with balconies providing an animated street facade.

The buildings along the south property line step down in height to provide a scale transition to the
existing adjacent residential buildings. Reflecting the Northwest Tempe Design Guidelines, these
are of a modified carriage house design with single level units over individual two-car garages.




These units feature balconies and main living areas that open to the private courtyards to the north
while providing privacy to the adjacent neighbors to the south. An underground parking structure
accommodates the parking needs of the balance of the residential units.

commercial

Commercial spaces face University Drive and range from 600 to 2,000 sf. These units will be “gray
box” in nature fostering a variety of uses.

dwelling units

With a mix that includes studios, ong, two, and three bedroom units ranging from 612 to in excess
of 2,100 sf, and a variety of public and private cutdoor spaces, the project will attract a wide variety

of home buyers, from singles and young families to empty-nesters; those seeking an urban lifestyle
within a design sensitive setting.

landscaping

A distinctly urban edge is created along University Drive. Parallel parking (set well behind the
existing curb, negating the necessity for street re-striping) will be buffered from the adjacent
sidewalk by a five foot wide planting strip. With canopy trees providing shade, and shrubs and
ground covers providing masses of color, a pedestrian friendly environment will be created.
Additionally, planting areas perpendicular to University Drive between the buildings will each vary in
size and plant materials to provide a lively rhythm to the pedestrian experience. An intimate private
garden for residents will run the length between the north and south buildings. Shading fabric
stretched between the north and south buildings at differing intervals and canopy trees will provide
a dynamic play of light and shade allowing a panoply of planting varieties. The integral color pavers
in this area will also accent entrance drives and walks unifying the project. Canopy trees along the
south property line will further break down the scale of the development and provide further privacy
for the neighbors 1o the south.

variance reqguests

The unusual lot configuration, with shallow of depth and extensive frontage along university drive,
has presented specific hardships with the current City of Tempe zoning requirements. The desire to
provide a mixed-use urban environment for this site is best accomplished under the current MG
zoning. This zoning district, however, requires a minimum lot depth of 150" and street setbacks of
25" (ord. 4-302). We are seeking a variance to reduce the iot depth from 150’ to 109" and to reduce
the 25’ street vard setbacks to15’ along the north property line and 7" along the west property line.

The strategy to provide residents with private parking garages in lieu of surface lots also makes the
requirement to provide 3 RV parking stalls especially onerous (ord. 4-302). We are seeking relief




from this requirement, proposing that residents take advantage of gated, patrolied RV lots in the
community to provide secure storage and dissuade vandalism on site.

Ordinance 4-302 further requires 12 more parking spaces than we are providing on site (105 vs.
93). We are able to provide the required parking for all residents, however, guest or commercial
parking may at times exceed the spaces provided on site. To that end, our project is providing an
additional 22 public spaces along University Drive that are not included in our parking count. We

feel that by providing a shared facility for this intermittent need we are acting in the best interest of
the community.

The parking spaces we are providing on site have 7’ landscape isles af the ends of each parking
aisle as required in Ordinance 3-208.1, however, the curved parking aisle design provides for one
landscape isle not immediately adjacent to the last parking stall.

The Northwest Tempe Design Guidelines encourage carriage house type units fronting alleys, to
reduce vandalism by providing “eyes on the alley”. This is also our shared desire, but is in conflict
with Ordinance 3-202 that requires a 6 landscape buffer along the south property line. it is our

intent to provide this landscaping requirement along the south property line to the fullest extent
possible by our design.

Lastly, Ordinance 2-602D preciudes the use for metal on exterior building walls. It is our wish to
provide a custom architectural metal skin to the principal public building elevations to provide
architectural interest and richness to the elevations. This will be a sharp contrast to the pre-
fabricated metal clad type buildings that the ordinance is prohibiting.

We are aware that the City of Tempe is rewriting its zoning ordinance at this time and that this area
is also to be part of a proposed pedestrian overlay district. With that knowledge at had, we have
worked extensively with City of Tempe Staff. It is our desire to move ahead with this project now
rather than wait for these changes to be officially adopted. We feel that our project represents
significant investment on an urban in-fill site that will benefit surrounding properties, and is in
accord with pending changes to the Tempe Zoning Crdinance.

summary

The gateway nature of site and the high design aspiration of this project provide the opportunity for
the community and the City of Tempe to fully realize its stated design objectives and standards for
the 21 century. Designed in concert with the Development Services Department, Neighborhood
Planning Section, and Community Design + Development Division, this project represents a unified
public/private vision. Not only enhancing a currently vacant parcel, acting as a bridge between
disparate land uses, this project provides the neighborhood with businesses and residents with a
vested interest in their community. The Vale condominiums will be a gateway to downtown Tempe,
a model of new urban development for the City, and a genuine point of community pride.




T 40 | LHAHS

£58€¢ "ON STV "LNOYYEH T CI0EVH
‘A€

gectiit.fe e

SV QALYD0T N3#d 3AVH NOHEAH CAENMDSEU
SLNAWNINOW HHL LVHL ANV ‘FLVIN00Y ANV
LOAMANOD S1 LY Id HHL LVHL OSTY ‘T00T WHEWALIAS
40 HLNOW SHL DNNNU NOILOHEYI AW YHANN SOV
SYA NOZYHEH d4LLY1d ANV QIEIMOSEA SISHND N
COVS HHL 40 AHAMNS THI LVAL AJLLYHO OL STSIHL

NOILYOIAILEAD
QATIAOUd 05 ‘'agdINDIY 06 (ONFREYA BTOADIE
€6 ‘QIAIACEL DNINE VL
sei GRUINOTY DNINAVI
4S LoY'0T HDVAS NAJO BIVISTNY'L
% L'¥E FOVHHAOD 10T
48 L9v'L9 IYHYY LOTLEN
S £96'LL WAV LOT SSOND
AV WA SLINM 9 S ALISNAQ
AVIOHAWNOD ¥ “IVILNAQISEE 9% 1LNAGO LINA
DW DMINOZ
291y HNINGZ LNAOVIQY
T0's 1Y {ONINOZ ONLLSIXH
AATIA ALISEAAINN LSHA 6011 SSTAAAY LIAOEL
ViVd IOH0dd
dVIN NOLLV3O1
VoY AYAAVOud

B 2 £

= ] m

] g

L
En o E R
1S HI6

JATMQ £§§

HNNTAY HOTI ANY IATIC ALISHHAINA
40 NOLLOSSHELLN INITHAINAD AHL 40 LSVA LaHA 079
ANV HLNOS 131 97 INVIQAH ¥4 ONLLSTXE LSTAVEN

ALFAYS HAIA

WALYA SdWELL 40 ALID YNOZIIY

*XLNNOD VACOTEVIN ‘NVIGTEIN ANV SSVE WIATE LTYS
ANV VTID B 20 ISVE ¥ FONVE FLLYON [ dIHSNAMOL 1T
MOLLDES 40 HAL¥VND LSEMHLYON FHL 40 2NI'T RENON

DNIYVHE A0 SISVE

0011°€9Z°709 HNOHd "H.LIS SIHL

NO SELLITIOVE 40 NOLLVOO LOVXH ¥0d #HAVLS S T8,
ONLLDVINGD YHldv A'TNO SNOU 38 Q'IN0HS ALHEdOdd
AT NEHLIM AZIALLOV NOLIOMRLLSNOD 40 NOLLVAYOXHE
ANY "SHLLIHOVE HONS 40 NOLLYOOT.LOVXE

FHL LOTTA3U ATMVSSTOIN LON AV ATHL “UEATMOH
‘SEYOOTY DNILSIXE WO QUNIVIGO NAHIE SVEH
STLLITLLN GNACUDEIANIT ONINEEONDOD NOLLYWHOANT

HION ALITILN

YNOZIZY “ALNNOD YACONIVIN "NVICHIEW

ANY ASVE ¥HANY L'IVS NV VIID HHL 40 1SVE ¥ SONVYE
“HINON | JIHSNAMOL L2 NOLLDES #/1 AN ZHL 40 L¥V4
VNOZNV “ALNAOD Y4OORIVIN LW 6¥/6L HDVTHA
NEHLLSAM 0 «Wu LOVIHL 40 1Vd 40 NOISIAITENS v

96 ADVd ‘SAYI 40 871 NOOH ALNNOD VAODIEVIA
‘61 LINM A0V TTIA NYELSEM °6 HONOWHL T S10'1

NOILLdIYDSHA TVOHT

89758 VNOZIMY "STHH NIVLNNOd
HATYQ VANNDAES LSVH L¥EST
T LNBNJOTEAHEA AORE

JAIOTAATA/IANMO

80T 'ON RNLVT

RAWAL A0 ALLD LHAL 69°601 1 4O NOILYATTH HART
AQHVH ANV ZATHC ALISYIAIND J0 NOLLOHSTRLLNT
HTOH GNVH NI JVD SSViad

NIVHNHONAHE

HIDYNVYA SEOIANHS INHWIOTHAST

HLYA® Al
HHENIONH ALID

HLYA A"
WIATED ALID

HLva© “LSELLY
HOAYH

ELVA “Ad

700z ° 40 AVA
STHL 30 TONNOD ALID ‘HdWEL S0 ALXD BHL A€ CHACHLY

STVAOIddV

STYEXA NOISSBAUNGD AN

OrTdNd AUWYLON

“IVAS TVIDLIA0 ANV

CGNVH AW IS OLNNHUTH SAVH [ JOTITHM SSENLIM NI
“HENMO "1 INTRGOTAARC ADHE

40 sV A"

00T 40 Avd STH.L A
TACAHG THOTTTMONADY SYA INAWMLLSNT DNIODYCA
HELL VEOOILIVIN 40 ALNNOD YNOZRY dO HLVLS

INANOTTTMONADY

O 1T INTAJOTIARA qumm
40 sY
40 AVd STHL QmZOHm
"NAMOHS SV LNAWJCTEARC
HHL GHAQYUdY NV NV'Id STHL GHMTIATY SAVH HM

HANMO J0 INAWHIVIS

200"

BADNCE ALISUAAING

ONOTY MELINE CNV 3003 NYEEN NV SLVIED

0L GHNOLUSOd SWNINBNOANGD TVOIREWNOD &TVS
WO ¥ ANV SWIINDNOGNOD TYILNHGISTH 9TVS Y04 97

NOILIIDSHA IDHIOdd

SL0O0 T TYNGAIANE /M4 "(1'd JUIS SHD - DNIIDADTE

SLINA TYIOWEANODS ¥0d NOLLOETIO0 211S NO
SLINA TYINATISTY ¥0d NOLLOETIO) AETTY

HSNATY

SLINA TTV OL AL STEVO
TYOTULDATE VILIAM WAQNVL NI LSEMD Y3d INOH4ETEL

ANNOIOWHANDN SENTY
HDIANAS TIV "ANVEWOD ALIMTLLN ¥id TVONLLOETE

“LHARLS LV SV #TONIS
VLA SENTT HELYA ONV SEMES CHLYOIGET ATRLVARIL

SHILI'TIL]

gVl (0] ALTIEVD

ADIAYES DTN YNOZIHY oNLLOYTE
ISEMD  ANOHJ{ATIL

AAWELL O ALID Lt

HIWAL 40 ALID WAMBS

HAWEL 40 ALID WALYA

SHLLITILN OI'TdNd

*SLNENTHINDTY WHOLS HVEA

001 9ILL YO INSIOLLINS 96 TIVIIS NOLLNELEY HLIS NO
A0 NOISEQ "VENY ALININY NOWWNOD THL NI TIHM ANA
¥ OL ONINIVEQ STdd ANNOYDEIAND 40 SHINHS ¥ ONY
NOLLNZIM 04 SYRHY H4YISANVT 918V VAV SHL 40
TIV ONIS( AS QHSSAUAAY 2 OL NOLINALDY HLIS NO

NOIINFLAY JIIS NO

‘HONVISWNDYED

LVHL dAAN( ADNIDY LNFWIDVNYIN ADNSDHRINA
TYHAQHEA FHL A6 TENIWEELAC SV ONEQOO'14 0L
LOACENS 56 LON T'INCMH BUCATIIHL ANY "AUVANNCE
Q00T ¥VEA 00S THIL SAISLNO ONIEH SV JLLYNDISHA
S1 uXu ANOZ “100T ‘6% AHIU THLV DSPIT $SO0Y0 UHENNN
TANV ‘dVIN ALVY HEONVENSNI G001 WAl HHL

NO QILYNOISHA SV X0 INOZ NIHLIM S311 VNOZIEY
‘HAWAL ‘BANIC ALISEHAINGD ISAM 6bT1 LV QEHLYDOT
*AL¥940Ud LOAMENS YHL LYHL AJLLYE) OL 81 SIHL

ANOZ dOUTd

VNOZIIY ALNNOD VAOOTYVIA ‘NVIAIETN ANV SV JHATY LTIVS
(N VIO ‘LSVE ¥ IONVY ‘HLYON | JHSNMOL ‘17 NOLLDES “YALYYNO LSHMHILYON HHL 40 NOILEOd V

m‘.m@\w mm,w MQHM MZME@@AM?MQ




T 40 T LH4HS

Jusmaambae preAimos Fnpsl o) uorsssTEId
$'209-7) Suippu]> | (oW Mo[p o) uswwsinnad
£09-2) Sxougian ponA epiE(zosns) pue juoyg ‘Gidop 10] 3onpal 0} ucHmIAd
507-£) 91t Suppred 36 pua e 3js1 £ (1) sreunul] 0) vofssiuLsd
(€0z-€) auy d yinos je soyng puu) ,9 500p 0) uoEsTULHT
(zoe-v) mibas Supjzed Al ojETrum}e pue seoeds z{ Ag Funired os-uo sonpas of wolsstanad
SESANOAE AINVIEVA

a0z sooads apohoy
www:w& so2ds of wan..%%%
T ._u_—m__.u—:—: WA FUGHWIDCD ST
7 (18 005'2 6 600"y} peurabos saoeds perarmwod
£2 (5" ¥ 9p) paumbou saveds fenwapisas
SONPUVd 3124018

({15 10U) J5 SL5°L9 /35 LOK'0T) %L OE “0vs JO 1u0asad
35 LOY°OT i uws

3% L0g *Aum Jo 3y orjgnd

GEQAOYL TIYISANY'E

€6 paptaosd sooeds oy
b 3%.3»
WW hma.- oogjIms
gp pumausiapun
‘QHMACYd DNV
€01 = pasmbsu voouds [@u;
T6=7 Xgp=ndy %_:e_u
01 =57 ¥ p=1od ¢'7 @ moarpsq ¢
¢ = 10d 7 @ woespaq Qﬂi -
Le=51%5] =0d¢| B woomsq | 2 Aayo i
¢= | X§ =Jod | @) orprus W..m\

e NDES ==

($3AOV 871/ 9%) BUDY WA SLINM 9T u

 woospsaq ¢
61 wo0paq g =

21 waagad ——— (i
u ! (CF) 28N paxy N pIiL {BIUDISIL {PRUBPISA PRUIPISs BIuIpISI2 [t

soIpms it 54/ |
WE_MNZD IVELNAWSTH 3 NV ONITUNG I NI ONEUng J Kv'id INIGING WYl DN TNG 3 NYd ONIGING 8 N¥id SNaung NYld SNIOH Tl
mapsks JursmIvnxe any onsweme @

0083 00%1

F
oy

0TI e

i TBBpRe] I 7
H NYid SNOUE 9 NVId JMITUNG _.w:n
]

7 R

SLYE
[2:]

a]

00%

B

L
1o

an pIpLALL o 0 VLI 2 AN S| i =0/ A ! = | ¥ | L 1 | ] [ ) 1
a._”ﬁ—“. wnmun_.b w—_—ﬂm .M__W a““_wl——o._muo?a [ U = ! E J*"U*P i JT.J_P In

gy - 8 09 ¥4 . y

DS s — [1353 00y cout Wyl [L4)1)

(08N ¥94) NOLIDMHISNOD 40 TdAL 91769

SAINOLS b *,9-6¥ “LHOIZH ONIGTINE XYW ’ AT ALISHHAINDG

(£96°LL / 890°LT) %L'YE ‘BOVUIAOD LOT
48 0$8°L1 - Fuwysed punordiopun
38 6786 - 28ere8 svegms

38 0sy - ssnouqnyy w

38 001'p - [HrosowEHeD
48 000°LS - TEBUSpIS
'SYFHY DNIGUNE SS0¥D
WIS £LIV'LY B
ssoad 35 £96°LL
EZIS TEoUVL
OW ONINOZ QESOd0ud
D/ CONINOZ DNILSIXA
-ope:d ye Suy oyqnd

agﬁuﬁm /o8ered jEnpraipn; ajauid °

uryred punosSiopun p s xayd TUIO]
{EL0IOMIO/TBIUSPISI IEN PAXIUL MOU JO UOKINISUCD

TWHOM 0 HI0DS

HONHAV 0d4




es0~Ke {oa7) W
coct-ocn {oov)
DOYCE Ty eH ueiimng
TOT T “BAR B6508iDes 3 THL8Y
vy W) Ry oy Asesspy

amleasng - ssssugbul
U

d

L O

YNOZIIV ALNADD YdOJMYR "NYIORIIN
Ony 35Y8 HIAM L'WS ONY Y9 3HL S0 1SV b FONVH HINON U
HHSNMOL ‘12 NDUD3S 50 SUNYAD LSIMHIEON 3HL 30 3NN HIMON

} 4O Sisve

£GECC "ON ST “INDEVIE "3 OWAYH

‘AB

039IS30 SV GELYI0T N338 3AVH

NOFYIH 0IBMOSIC SINIRONON IHL IVHL ONY UVENIIY ONY
A03WB0D S AV 3HL LYHL OSTY ‘2002 'Y3BRILC3S S0 HINOM
SHL ONINRG NDUD3HO AN 30NN 30VR SYM NO3M3H 0311Vid ONY
QFENISI0 SISINTHA 3HL S0 AZANNS IHL VAL AJUH3D 0L S SiHL

NOULVORLLEEO0

VNOZRIV ‘ALNNOD VAOJMYR
40 SAHOD3Y "3 30Vd 'SAVI 40 81 3008 0L OSNIGNOIIY
‘66 LN 3DVTIA NHALSI ASHION ‘B HONOBHL Lt SI107

6500-£58 (0BY)

89258 VNOZINY 'STUIH NVINNOA
‘3O OONNGAS "3 L¥TOY
SIMIEOH FIO0N

YN NOLLVOOT

BOIGE YOVAIN ‘SYDIA SYT
002 3LNS "IAWG H2ANID NOUNIANOD (01
ONE SLNIRISANG QAALNVEVOD

HINMO

B0 OR

WNLVO 3dW3L 4D ALD 1334 69'6¥11 S0 NOUYAIT
A0 AGHYH ONY 3AN0 ALSHIAINA NOWOISHAUNI
20K ONYH NI WD SSVaB

2uva SIDANIS LNIME0TAI0
A8
Ava HIINDND ALD
= AB
uva WD ALD
sAULY
auwva HOAV R

A8

ZODT 40 AVQ SHL ND “YNOZiuY
AGHEL S0 ALD 3ed 30 NONNDD ALID ONY HOAYA 3HL AB 03AOHSEY

ST S 3IART NDISSINROD AW
T =T DrEnd ANYION
W3S

IWOLI0 NV QNYEH AN LIS OANMBH3H JAVH | JO3HIHW SSIMLE NI
“6—1 S107 'S1 LNN 39¥THA

NUILSIM I S0 HINAO SV ONI SININISIANI QRURYMVOD SV

A8 ZooT 40 AVQ

=7 SiHL 3N 380438 0390TWMONXOY SYM LNINNHISN
ONIDONDS 3HL VGDDIYR 20 ALNNCO VNOZRY 30 3UVIS

LN TRONKOY

ANYLIIHOIS NVYBHON ¥YBNoN

Aa

"D

"CANZAISIANS O3FANYIVND 30 ANYIIMDIS SV NYBHOX EVBNONT A8
o0t 20 uvo T SHL 03NDS

‘NMOHS SY

ININGOTIAZD 3HL GNOUdDY ONY NYTd SIHL OIMIAIY IAVH

SHSNAMO =0 JNEGNELVIS

1~D UINOZ
8 Onv B S107 ONV 'T-d DINOZ L—t SLOT
SIWOV 19°1"LFDS 121°BL ID YUY 6t S0

Yivd LO3rOHd

‘AlddNS HALVA 03WNSSY
40 AYIUULYID ¥ SYH HOIMM WIISAS HIUVM
34#3L 30 NWOL 3H1 NO Si NDISKIOBNS SIHL G

“NOSSINROD NOLLYHOdH0D
VNOZIY 3HL AB GIUINDIY SV ONNOUDUE3GHN
Q3190NULSNOD 3B DL SINM Dwild3M v

“100Hd ML WIKLE

Sy3uy G3dYOSOAV GNY SIUNIDVS A VARG

'SIUMLN VAR "SLINUE VAL ANY

20 IONVIELNV 1d30DV 10N Tha ONV d0J
IIASNOSSIY 10N SI 3dAAL 40 NAOL 3L €

“ONNOESHIOND
QADNHISNOD 3@ TWHS S3unun Tw T

ONIONTS 3dAL NOUWO3S

TIAVADNIE HO JuM ‘C00H HO/ONY 3OVNOIS
Di GRLIAD 38 TWHS 'SIINVGROD ALTILR
ONY STONIDY I8Nd A8 1d30XI SIMIKISYI
ALTILAY ONANG NIHLW NOILONAUSNOS L

SHLON "TH=NZD
10-6i—¢
v/n X po-si-t] 9 [ooom—] +000YD
P B T s | ST | o | SIS | oo e
ANOZ QOO

WNOZIHY ‘ALNNOD VOOV NVIAIHIW ONV 3SVE H3AH LIVE ONV
VIO SHL =0 1SVE ¥ SONVHE HIHON | dHSNMOL 12 NOLLOES $/IMN SHL =0 1HVd 'YNOZIY
‘ALNNOD VOOV HOW 6%/64 ZOVTIA NHILSIM =0 V. LOVHL -0 1HVd =0 NOISINGENS v




¢d0 ¢

1S WIS OWV TIAV 3038 4O §§§\ﬂ
IONVESIO/ DNRNED ARGV .Uvm-@w WEIT YD SSvuR
s 1 Gurds W |
CRERSE i ﬂ
Oi-%0L HOW __
8l LUNN OV THIA NUSLSTIM .m
—_ avose N 3\ .25,9%.68N

ANGRISYD A
ALMWN DN OBMANID

anl m ¥ o _ 001 ___ SY18 B350 E33E] —\ 30 J.T SYI8 ﬁ SYIB
o+ i _a,l___i ' st—ih
—P:.E

i o
e ARTELEE ) — o SRS | “m_ grmazne || foren IR i
NN MM w
. ,. i 5 5 _ 5 g I
m 8 461 m_ 51061 W_ e 1wt it f} ¢ 1 m_ (] m__ € 1) & v 160 %_ € 101 ”_ i W_ i erzL W
3 1 2 s v .
i I = 28 @ S 20
_ g?aﬂ&waxiwﬁﬂh&mm.ﬁ%ﬁeg:sﬁ@ Tga-q!ent: u.dm“ ﬁﬂm&aﬁao&pu:ﬁ - | awomwer ”&hﬂw_ - TRR...S J__ s m
ill ; N Y ki 8 il | s Lo m_ g
T, T LT T #F.Hwﬂwﬂl T Tew T Tww T R | R S s tlﬁd.(_lwl B m@
| . i = L |
28]
-II;W\/\I-lx-!||li-li,;|.-,§ﬁ-ﬁiel\z|nmsy|§-I..-EE-[-E»om@.ﬁ.@p%'lllli-!lrll,!Lﬁ.‘z. -
SRR R IAIKCA ALSHIAINN s s sy

5650968 (Gov) s




=

) e

H¥ld JVISOHYT THMLEIN0I

e —EIRTEE
- et —iERE
- e —EE $
e wris @
TR
- o —useEm @
- R o s B
- oy £ ]
- : ore o .
- - w—rweo e O
- = P [l
: [E— — @
o]
YA FOUVTRD LR ¥ P ORIvTk
BETIVR BV IVGNYT TEUNG Bl WNIOMT ety GIUUNTE
e - ERERET i BN 58 TRTVNG DL OL B KTOHE LON iV YoM
e p— L0195 NN ND Y 2V STIA VENGRGOH GV
Ll —a iR esrs BALUYT AU CUINROBOH LTSV I W03 PINNTO 2UvD
R ALY SOTRIENGD Y BV ATV Dl 90 SO FUNSD U
ermnry = eromns TEARE IR B GUOCS TRYD ANY L0 6 S
Tk WANSD MO G LV GIR|L GV DT Ao HUNOE B
e s oo
i P—r e el
cuacys o s moas n('“)“ﬂd“ﬂ!—’.gblnh!ﬂgﬂ—(tggf
i
hatend it e wASRERR O KA Ol WO PAV TR ALGRIAS) G SR WD BU
A e TR st e PTNGUD I 1Y IIGA W FINV L
WO NI WD AT K ¥ ¥ T QNY CHBML Ol BOG SABD ¥ T
L car et OF O BNINGINDD YW 36 106 Iovediil ik PIEYD
L RO NN VSTl JOWHD O SLEHL BSTDEONT LOE TR
TS RS

W3- 0€=uT

femydaouo)) - UBJU 9GBISPUR]

Hire IALVT Ll/P

llllllllllllllllllllllll l_ oo T

0.0 e YA N ~ }Qﬁ%
| G 3 B S I 9

¥ . N ot o

o s i o o S ]

: R R\ B 1 e S Al

% 4 Sa R / S¢S |

» oo g =) = 152 ) =,
R A i ] 8
- G i y ; | hael ¢ oL 2B Sl e Ll [
0 8 “ ! i \ & O & g pr A 1y o e
L 4 AN b of o
i Syt

DA i v v B e e L L e e A v v 5 S
Lo e J




TN

N
-
8
~,
\
\
’
’
e e

=

uejdaony | j389]

D

-

i

1l

umydiooy 2 j2as)

& BipEng

= G O] JeoT i

uejdiooy; ¢ jaad E

p—

= H
oo |
]
a;};
h

t
=nunsh
g
— |

veidiony g poas [~ e = ﬁm L 7




UOIBASIS j338
, UDPERI J5E2

TN

UOIEAS}S oS

susfEsss
o, Bipng

Hvege

UBYRAS|E LU

e




77N ™
_H - C
T _ “|llll
B _/(\w C
ueidsoy | 343
Nﬂmﬁfﬁ =
o A i
"3°7] Jusidojarsp yaag
e f\
suojease 5 sueydios
,ﬂ.%ﬂﬁm o wejiny g jansj
-
@qjﬁ oI . =
mcL; e £
uegdsop ¢ jess| < mﬁu,w I m
2,
Vo N
i g I_ il T
i DD =]
L _llm wm._\m JI_D T \, \.\uu\
wenay  aaa) s e

UOfjASS 1Sem

uUEA3S 5ER

U

unjEARS (oS

e

USHEAD]Y YU

i

e




28

Fa

weyiiony) | joa)

Fe
ai&..ﬁi_sﬁ_. mmm w mmmm

siudojaasp yosq

SuogEAdja ' susjdiony uejdiony g jeAz]

«% Buiping

£

U{IEAS]S j823

— =

l_\:‘o

ey

[T

usidion) ¢ jang]

UBieAs]a yliow

usgdioo))  jans)




)

s

g gt

4 3 iy 0y

T BRI
e

u.m.mmmﬁ%mﬁ% ¥95q
kliwéuu_ mmmﬁ mﬂm

SuORRAS}3 § Sujdiony
. SuIpiing

() F m\ ,M —— uofeAz[a 1523
11111 i m. T
...... 1 [
m
uzjdinal § j2Ady TN
()
23 =
C 1 DA NOS
uejdion)) g jana X W
\:
5
B
|
uzgdsony; ¢ jeas) L UOEEAR] YMoY
A .
....... & ?LE{
T .
LT DN




37| Wewdojaaap ¥o9q
58 Pt meprunsiag AR mmmw m_mw

mg_ﬁo_u,m suzjdinag
s BUIB{IG

paeln EyRe

ugjidinalj | jasaj

ueidzou)) ¢ jas)

upidanal) p jana)

Toooom],

-

| S

R

Hes

UDjRAS}S 1808

uBfERals gnes

-8

vogesale yuoy




" ()
' ]
uejdiony | jeas . UOHRAZIS YIS
Ez m” llllll
........................... L = ) L
N A \
i R S \
: m m 3
N.ﬁ.%s.mm!.ﬁ > - : -
Hﬂ.ﬁ! o “» ||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||| \\.\
377 Wawdojeasp Y239
H——"gjeA 34} —~
& Heii00y Z (283 uefiease yuod
SuomRAY B suejdiooy —
o« Buipng

]‘CEW __uuu 1Y) l__w—l GM

Hil
H
T
NG
Y
-
1

il

prs

P Y

jBha] ujuezz3LE Uoiieas;a [sEe

K ket

Al

i
il
ul_,r_J




LOeAdR Einos UBREAR]S 883

,_

3
hrn

UONERSYS Y0 UDYEAD]E JS3R

: -
5 "
suopeiza 3 susidicoy . f
o, Buspying -
vejdooy pyeryy
C. L S VR PR
]
% A “
5 P
- 1} =
i
_ ; - i
b J :
i __
9 & >y s
__ 23
1)
vejlinoy 2 joA3)
[ O] 3 i snl
M Gﬁl SR g __ﬂﬁ,
UL M i =
u “ A Irs X HE
m N - WM i R ==
\\\ /Il




UDfEAR}3 J8E3

s

LONEAS|R 1S9

T

suopRAY § sumidicoy
e Buipmg
Commy T | Sty p) ——
urydiong | jaa) m “
: 2 = :
. =
< )
— A.M: i3 —_—
H | S— —d L ] - Lo e — = — e M %ge
OO =1 B e PO e, b )
ugjdiony 7 jaas| 7_T-: 1l ; .\ru Pﬂﬂ ! | > m
EEN ey =l ymm mnnli=W===T= 2 L=
Nl ey I 5 =3 % OE ® - o
_ ~ . 18 =y = B &3 — Wm — or o]




LEBARS oS

SUBHRASS w w__a_es_m
ols By

yoeAes j5ee

UONEA[D Lol

UBIjEAY]S 1508

44 . [ ] -
E_eg_hlerm =
. 3 L
k4
{ h ) L :
T gy T i
1! R e 35 el
k| e
lp_c_l 3y Re-fril] =S .
wmdiooy 2 joasf uwl_ ) Tnl ﬂr
3 o muu = uen O
KA b X = ®
HERVARE 8 8= 8 L
u \\x// i e S ——
\\\ ///




R

=%

i g e

B ‘oS g [

asme
9 lpsan g gy

wm juswdojanap y28g
5.5;%3&-&!4.““@@ mﬂmw

SuefEaa
. Buipping

UOLBAE}S Juou

UOURASIS YInTE

UoRER3]e j9ea

UOHRAZ]D SaR




2 |8A9} 1UOISR3, OIpNIS | {88} LI0ISAT, DIpAIS
£ [8A3] opmig | [ohs] OIpI}S |
e 3
. mllAN L] _ 7
. I = s
——— W E | —
A — —
S, * | -] - -
T e mpa m Mm . —\ -
u-&‘r-
317 jusuidojanap yoag =
5&%5. mmmﬁ @ﬂw TR E LI!J_vlw
a— £ 4_ _ TR i__ ) FE -

Sh=
sueyd yun

IEe e -
e L] .

m: saasm T s w _ O 0 wssp
H O _W}-_T I

|

PBo9m

i

St H
]
D 151 i

]




N [6A3] . DU}, YoM ey wooIpaq |

1l

Jd
“
1
l}
1
i
]
1
b
i
'

Fay

N

} [8Raj o] adAL, yuom/on]] wooipaq |

&8

£

£

Fn

o} 804}, wooipag |

S°8

o i}, Wwooipag |

AR

P

WS

E

-4F

1O




| j8ng] ) adAy, woospeg 7 o 8UAL, }10M/BAl| Wooipag | !
FE il i . EXD = L o
Ul
L
s T “; —
- _
L3 " ' 1
S S
: B A/m : : :
ﬁl EAL T . ” M "
e J
mutmumie- C RGP
371 ewdojeaap ¥osg | —
e e GJEA 3]
. \} % [
7 lenay ) odAy, wouipeg 2
ONJI 2
N
,z. .......... L
! pp ! ..
M :v llllllll Ex m
. I T - "
- N T g
G2y ﬂ /I/I .mQPNF\\\\
.||_ E&% I/\ /\\
= \\stsm?,
o tnaym g :
= |
- 5
£ g >




| |343] wiooIpag p

S

¥

ER

T
by
Y
4
5
[ :
) &
g
)
-
1
It .
1 By
It
I
i
It
{l
I ———4
~ -
~ e
N e iy
SN PR =
~ -
~ -
~. -
~ -
~ao e
e e
N7
PN
-
- ~.
- ~
~
~.
N
A WABSE .
% 558 N
~
~.
F X

| jane] Jjf Ay, woolpaq g

.......... b
by
5 s e
' i
3 ||
e 0
- - wossGoly i | . __ J—
&
X 1|
N s
P
rﬁw
g5 . —I—v Exi) o
)
¢ 1aavy i odA), woeipaq 2
EeI\Vim
L]
7 o e n.»
,_Tt R ooy
1 e
F B
N 7
cm— ;
/I \\
7 AN Ve
£ / \
5y t/ \\
/z\ .
H_ a
\& //
\\E_zsss N =
L umim s . "
\\ 3 7448 /,
7 Y
Ep R X
E -t




ORDINANCE NO. 808.2002.07

AN ORDINANCE AMENDING SECTION I OF PART 2.F. OF
ORDINANCE NO. 808 OF THE CITY OF TEMPE AND THE
DISTRICT ZONING MAP ACCOMPANYING AND MADE
PART OF THE SAID ORDINANCE NO. 808.

e sfe 2 ofe s e s ofe she ofe ae ok s sfe afe o she S sfe s ole o ke s le afe e s e o ofe s ofe e ok ok ok sheshe ofe e sfe e sfe sk e ok ol s e ke sk ok

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF TEMPE,
ARIZONA, as follows:

SECTION 1. That Section 1.2.F. of Ordinance No. 808 of the Zoning Ordinance
of the City of Tempe and the District Zoning Map of the City of Tempe accompanying and made
a part of the said Ordinance No. 808 be and they are hereby amended by removing the below
described property from the R-3 Multi-Family Residential Limited and C-1 Neighborhood
Commercial and include it in MG Multi-Use General District.

ILEGAT DESCRIPTION

Lots 1 through 9, inclusive, Western Village Unit 19,
according to Book 148 of Maps, Page 46, Records of
Maricopa County, Arizona.

A subdivision of part of Tract “A” of Western Village Book
79 of Maps Page 49, Records of Maricopa County, part of
the northwest quarter of Section 21 Township 1 North,
Range 4 East of the Gila and Salt River Base and Meridian,
Maricopa County, Arizona.

Said Lots 1 through 9 comprise an area of 1.790 acres more
or less.

SECTION 2. Further, those conditions of approval imposed by the City Council
Case #ZON-2002.07 are hereby expressly incorporated in ordinance by this reference.

5

PASSED AND ADOPTED by the City Council of the City of Tempe, Arizona,

this dayof. 2003,

Mayor

1of2




ATTEST:

City Clerk

APPROVED AS TO FORM:

City Attorney

Development Services Manager







Dec~08=02  03:18pm

From-GAMMAGE & BURNHAM 8022584478

T-780 P.00Z/003  F=038

To Whorn it May Concern:

[ have met with Nicole Roberts of Beck Developments LLC. She has explained her
proposed mixed-use project on the lot on the SE corner of University and Beck in detail.
I support the rezoning to Muld-Use Genperal (MG) to convert her property from 8 vacant
eyesore to a well designed, thriving project.

Sincerely,
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Dec~0B=0Z  03:18pm  From=GAMMAGE & BURNHAM 6022864475 T-T80  P.003/003  F-035

To Whom it May Concern:

1 have met with Nicole Roberts of Beck Developments LLC. She has explained her
proposed mixed-use project on the ot on the SE cormer of University and Beck in detail.
I support the rezoning to Multi-Use General {(MG) 1o convert her property from a vacant
evesore to 2 well designed, thriving project

Sincerely,
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Kimley-Horn
and Assoclates, inc.

January 8, 2003 L

Suite 250
7800 N. 15th Strest
Phoenix, Arizona

85020
Ms. Nicole Roberts

Beck Development
16347 East Segundo Drive
Fountain Hills, Arizona 85268

P,.‘ E’m
%5 Re: SEC of University Drive and Beck Avenue

322 Dear Ms. Roberts:

= Kimley-Homm and Associates, Inc. has been retained by Beck Development, to

3 prepare 2 traffic impact analysis for the proposed mixed-use, residential and
commercial development. The proposed project is located on the southeast
comer of University Drive and Beck Avenue in Tempe, Arizona. The following
fetter summarizes our findings regarding the proposed development’s potential
traffic impacts on 9™ Street and the surrounding neighborhood.

Site Plan

From the traffic distribution stand point, the proposed project will actually
consists of three sections. One part, the west side of the proposed project, will
consist of 29 condominium units with 48 underground parking spaces and access
only onto Beck Avenue. Another section, the south side of the proposed project,
will consist of 12 condominium units with 24 surface garages accessing only
onto the alley (south of the proposed project), which ultimately accesses onto
Beck Avenue and Hardy Drive. The third part, the east side of the proposed
project, will contain § condominiumn units and 4,100 square feet of commercial

development with 21 surface parking spaces accessing only onto University
Drive.

i
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Two access alternatives are proposed for the 29 condominium units’ underground
garage access point. Alternative 1 includes full access (right-in/out and left-
in/out) and Alternative 2 includes limited access (right-in/out and left-in) with
physical constraints at the underground garage.

Trip Generation

ITE’s Trip Generation, 6" Edition, was used to obtain daily and peak-hour trip
generation rates and inbound-cutbound percentages, which were then used to
estimate the number of daily and peak hour trips that can be attributed to the

©
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Ki m!ey-Horn Ms. Nicole Roberts, January 8, 2003, Page 2
and Associates, Inc.

proposed residential/commercial development on the southeast corner of
University Drive and Beck Avenue. These calculations were based upon Land
Use Codes 230 (Residential Condo/Townhouse) and 814 (Specialty Retail). The
trip generation characteristics of the site are summarized in Table 1.

Table 1 Trip Generation
Resident . N
Condo/Townfiouse 236 291DU 227 3 16
Residential
Condo/Townhouse 230 12|DU 167 2 8 10 7 4 11
Residential
Condo/Townhouse 230 51DU 51 i 4 5 3 2 S
Specialty Retail 814 4,100{SF 167 13 i3 26 5 5 1t
‘Totat 852 i3 41 60 30 19 49
Daily (ITE 230) Ln(T) =0.850 x Ln{number of DU's) + 2.564 50% in 50% Out
AM Peak Hour (ITE 230) La(T) =0.790 x Lo{number of DU's) + 0298  17% In 83% Out
PM Pezk Hour (ITE 230) Ln(T) = 0.827 x Ln(number of DU's) + 0.308  67% In 33% Qut

ily (ITE 814) T =40.67 x (1000's of SF) 50% In 50% Out

AM Peak Hour (ITE 814)* T =6.41 x (1000's of SF) 48% In 52% Cut
PM Peak Hour (ITE 814) T =2.59 x (1000's of 5F) 43% In 57% Out

#* AM Peak Hour of Generator

The proposed residential and commercial development is expected to generate
552 daily trips with 60 trips occurring in the AM peak hour and 49 trips
occurring in the PM peak hour.

Cut of the 60 AM peak hour trips, potentially 29 trips access onto Beck Avenue.
Out of the 49 PM peak hour trips potentially 33 trips access onto Beck Avenue.
It should be noted however, that only a portion of the above mentioned trips will
actually utilize Beck Avenue south of the proposed development and ultimately
9" Street, as it is shown below.

Trips were assigned to the roadway network on the basis of the frip distribution
and the likely travel patterns to and from the site. Two analyses were prepared
for the proposed development based on the two alternative access conditions
described previously. The attached Figure 1 shows the results of the traffic
assignment assuming Alternative 1 at the underground parking entrance. Figure
2 shows the traffic assignment assuming Alternative 2 at the underground
parking entrance.

wma - =
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KEmley~Horn Ms. Nicole Roberts, January 8, 2003, Page 3

and Associates, inc.

Potential Impact on Surrounding Neighborhood of Alternative
Access on Beck Avenue

Due to the design of the proposed project, 41 condominium units have access
onto Beck Avenue and potentially to 9 Street as well. The 41 condominium
units generate 29 trips in the AM peak and 33 trips in the PM peak hours. Only a
portion of this traffic actually utilizes Beck Avenue south of the project and 9
Street. If the underground garage access point provides full access, Alternative

1, approximately 18% of the total AM peak hour trips {of the 60 AM peak hour
trips) utilizes Beck Avenue south of the proposed project and potentially 9%
Street and approximately 25% of the total PM peak hour trips (of the 49 PM peak
hour trips) utilizes Beck Avenue south of the proposed project and potentially 9
Street.

If the underground garage access provides limited access, Alternative 2, the
potential traffic impact on Beck Avenue south of the project and on 9™ Street will
be reduced to 5% in the AM peak hour (out of the total 60 AM peak hour trips)
and 16% in the PM peak hour (out of the total 49 PM peak hour trips). The
limited access condition at the underground parking would result in a 13%
reduction in the AM peak hour utilization of 9™ Street and a 9% reduction in the
PM peak hour utilization of 9® Street.

Table 2 below presents the existing traffic volumes and the proposed
development projected volumes on Beck Avenue south of University Drive and
University Drive east of Beck Avenue. In addition, a projected traffic volume
percentage break down is also included in the table below.

Table 2 Project Percentage on Beck Avenue and University Drive

Beck Avenue South of University University Drive East of Beck
Drive Avenue
Time Period |Exis ting Project Existing Project
Traffic Project Traffic % Traff Project Traffic %
Volnmes |Trafic  of Total Volu:)es Traffic  |of Total
Tré_@c TreLff_zc
AM 100 24 19% 1,986 28 1.4%
PM 67 28 29% 2,675 il 0.4%
Daily 881 280 24% 33,070 191 0.6%
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Kimi ey-H orn Ms. Nicole Roberts, January 8, 2003, Page 4

and Associates, Inc.

9" Street Traffic Calming

Based on discussions with City of Tempe officials the City at this time is not
planing on implementing traffic calming measures on 9" Street.

Based on Alternative 1, as shown in Figure 1, 11 vehicular trips are projected to
utilize 9™ Street in the AM peak hour and 12 vehicular trips in the PM peak hour.
Based on Alternative 2, as shown in Figure 2, 3 vehicular trips are projected to
utilize 9™ Street in the AM peak hour and 8 vehicular trips in the PM peak hour.

Signalization of the intersection of University Drive and Beck
Avenue

Conversations with City of Tempe officials revealed that the signalization of the
intersection of University Drive and Beck Avenue is proposed to be part of the
University Drive improvement plans. It should be noted that signalization of the
intersection is recommended in the University Drive improvement plans but at
this point it is not scheduled nor budgeted for.

Finally, based on the proposed mixed-use development’s projected traffic
volumes the following recommendations are noted:

e Currently, the City of Tempe is not planning on implementing any traffic
calming measures on 9" Street. Alternative 1 access implementation would
result in 11 vehicular trips in the AM peak hour and 12 vehicular trips in the
PM peak hour utilizing 9™ Street. Alternative 2 access implementation
would result in 3 vehicular trips in the AM peak hour and 8 vehicular trips in
the PM peak hour utilizing 9% Street.

e Limited access condition, Alternative 2, at the underground parking garage
would result in 2 13% reduction in the AM peak hour 9™ Street utilization,
and 9% reduction in the PM peak hour 9™ Street utilization based on total
projected traffic volumes.

Very truly yours,

KIMLEY-HORN AND ASSOCIATES, INC.

Charles Wright, P.E,
Vice President

CRW/mhg

Enclosures: Copy of the 24-hour counts on Beck Avenue South of University
Drive and on University Drive, Figure 1 and Figure 2.

WHOMERWOL\PROJECT\-Tpio\091827000 - University & BeckiReporm\Letter {-03-03.doc
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TRAFFIC RESEARCH & ANALYSIS, INC.

3844 Esst indian School Rd. site Code : §C103-19
7345 phaenix, Arizone 85018 Start Date: 01/17/2001

¢6023840-1500 Fax.868-1577 Fite I.D. ¢ 1310528
Strest name :UNIVERSITY BTWN PRIEST & MELL EB Page : 1
Begin wed. 01417 Thur. 01718 Fri. 01719 Deily Avg.
Time AM, P.M. AM, P.M. AM. B.M, A.M. P B,
92:00 L9 72 ® ® * d 4% 372
12:15 43 329 * * * * 43 329
12:30 3% 301 ¥ * * * 34 301
12:45 21 29 * ® w « 21 204
01:00 22 284 * * ¥ # 22 286
01:15 23 310 # # * & 23 3140
01:30 24 263 # ® * * 24 243
0%:45 28 256 * hd hod & 28 256
02:00 8 239 *® & * ® 18 239
02:15 20 252 & * w # 20 252
02:30 11 275 & % ® ® t1 27
02:45 21 248 # * bl * 21 248
03:00 11 270 ® * # b %1 270
03:15 @ 276 ® * ® ¥ 276
03:30 & 317 * * d * & 37
03:45 7 328 ® d d * 7 328
04200 13 347 # * w " 13 347
04:15 17 357 ® * * * 17 357
0430 17 509 * d * * i7 &09
04:645 33 398 * * * * 33 398
05:00 26 TS * # ¥ * 26 614
05:1% 33 395 kol ® * ® 33 395
05:30 &0 429 * i # # &0 429
05:45 o8 394 & *® ® A °8 394
06:00 90 324 * * ® ® 90 324
06:15 81 314 ® i * w 81 314
06:30 130 247 ® ® *® ® 130 2467
Q6:45 142 215 * ® * ® f42 215
07:00 154 220 ® hd ® # i54 220
07:1% 170 174 * ® bl * 170 176
g7:30 160 163 # # *# A 160 163
Q7:45 2it 138 # * ® ® 214 138
08:00 188 1460 # # b w 188 460
08:15 221 119 L A ® * 221 149
08:30 20% 125 # * * L 205 125
08:4% 17¢ 115 & # * * 379 115
0%:00 184 13¢ * ¥ * * i84 139
09:15 187 148 *® ® i * 187 148
§9:3D 173 100 ® * ® # 973 100
(09:45 189 103 w d # i 189 103
1¢:00 196 118 & * w # 196 118
10:15 211 112 * * * * 211 142
10:30 185 a3 & #* i * 185 a3
10:45 245 77 L ® w L 245 77
1%:00 272 ¥7 ® % * #* evre 77
11:15 331 A% * * ® w 331 6%
14:30 347 35 ® * * ® 347 x5
11:45 348 &7 bl * bl % 348 47
Total 5465 11131% g ] 4] 1} 5445 11131
Combined 16576 4} 0 16576
Peak Hour 11:00 06:45 11:00 i
volume 1208 1636 1298 H été’q"{
P.H.E. 83 .95

7 4070
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TRAFFIC RESBARCH & ANALYSIS, IRC.

3844 Esat Indian School Rd. 5ite Code : 00183-19
7377 Pheenix, Arizona 85018 $tert Dates 01/17/2001
(6023840-1500 Fax.B&D-1577 Fite 1.D. = 1316529
Street name sUNIVERSITY BTWN PRIEST & MILL WB _baas ()
Begin ded, 01717 Thur. ©1718 fri. 01719 Daily Avg.
Time A.M. P.M. AM, P.M. & .M, P.M. AW P.M.
12:00 49 278 * hd # ® &9 278
12:15 42 348 " # * * 42 348
12:30 52 a8 u ® * ® 52 368
12:45 34 395 * “ € ® 3% 395
01:00 53 397 * * ¥ * 53 397
01:15 29 283 & * % # 29 283
01:30 22 331 hd * L ® 22 331
01:45 17 308 ® hd ® ® 17 308
02:00 19 270 & hd b *® 19 270
02:15 20 310 * # # hd 20 310
02:30 g 283 * b ¥ ® @ 283
02:45 9 250 * ® * * ¢ 250
03%:00 6 296 b ® # ® 6 294
03:15 11 27e ® b # & 11 272
03:30 15 278 * i # * 15 278
_03:45 1§ 255 * * # * 15 255
06300 ? 280 * ® hd w 1] 280
06215 13 218 * * # * 13 218
04330 26 281 L w ® ® 26 281
04:45 33 261 # *® hd * 33 261
05:00 33 308 # * » * 33 305
05:15 58 212 ® b * w 58 212
09:30 15 224 # ® # ® 115 224
052458 143 209 * * # * 143 209
" 06:00 93 238 " # ® w 93 238
06:15 126 23% hd w * i 126 235
06:30 204 141 & o ® hd 204 141
06:65 298 244 = " hd b 298 264
Q7:00 230 208 * * * ® 230 208
07:15 290 162 ® * * b 290 162
07:30 310 186 * * w * 318 186
07:45 368 168 # * * bl 368 168
0800 300 164 *® ¥ % * 300 164
08:15 257 181 * hd ® w 257 181
08:30 236 176 L # # * 236 170
08:45 17¢ 151 * # * b 179 181
09:00 487 167 & o * ® 187 167
09:15 174 1460 * w # ® 174 140
69:30 172 142 * ® * » $72 1462
09:45 184 149 d w * bt 154 11¢
10:00 168 103 i * * * 149 103
10:15 154 24 hd * # # 154 21
10:30 188 78 # ® *® A 388 78
10:45 204 99 " * * * 204 o9
11:00 185 @1 w ® w # 185 1
17:15 212 7% ® * * ¥ 212 7%
$1:30 272 &9 * ® * W 272 &9
11:45 321 66 ® i * * 321 [
Total 6092 10402 a o} 0 y 4092 10402
Combined 16694 ] 0 ' 16494
Peak Hour 07:15 2:18 47:15
Volume 1268 1508 1268 .
P.H.F. .86 b .86 %%O 70




6822656171

.3/2882 a7:32 UNITED CIVIL GROUP PAGE 83
: UNITED CIVIL GROUP
2803 North 7th Avenue. #16
602:265-6155
: Beck Strest Site: TC217%6
on . South of Universlty Date: 12/19/02
er < » .
af bbb tmsesnen SB [ieAvpm iy N NB”‘" e e I I e e e Cmbmcd PR =y Duy: Thursdav
3 AM PM AM PM e L AM PM_
60 g S V- R ¥ B R T Y S} 3 34 i§ 53 o
:18 3 6 1 s 4 11
:30 1 & 3 4 4 12
245 2 4 8 8 10 12
00 3 16 4 32 7 14 5 25 0 24 9 47
15 4 é & 4 8 10
:30 1 $ { & 2 14
;45 2 4 2 10 4 14
00 1 3 7 29 2 § £2 43 3 9 19 73
15 i 10 ¢ 4 i 14
130 i é 2 20 3 26
48 ¢ é 2 7 2 53
100 1 1 8 38 0 4 8 28 1 5 16 66
15 0 10 3 6 3 16
30 0 8 t 8 1 16
45 ) 12 6 § 0 1%
00 2 5 s 34 i 7 16 32 3 12 15 66
;15 ] 10 i 7 i 17
136 i 8 3 g 4 17
45 2 1t 2 6 4 17
160 o 4 7 40 2 12 3 27 2 16 14 67
:13 0 iz 2 5 2 17
230 ¢ 12 3 7 3 19
45 4 ¢ [ 8 o 17
00 8 g 4 36 5 22 7 34 5 k) 1 70
115 3 ¢ P 2 7 i1
30 2 10 4 15 6 25
:45 4 i3 ) 10 13 23
00 11 52 § 24 12 48 4 16 23 100 0 40
15 23 4 5 4 32 8
130 16 3 19 5 35 9
45 2 10 8 3 10 13
00 3 14 % 10 36 » 13 50 #
:15 5 ® 4 & b ®
130 2 ® 14 ® 16 *
45 4 ® g . 12 ®
) s 22 s 3 22 ® 1t 44 %
;15 7 * 2 s ¢ ®
30 6 s 6 s 12 #
45 4 * g ¢ 12 v
00 3 7 # 8 32 s 1t 39 ®
s i ® 9 & T ¥
130 i ¢ § * g *
45 2 ® b ® 9 =
00 2 16 ® 7 30 ] 9 46 e
:15 3 . 6 ® 9 @
30 7 = 9 " 16 *
43 4 e s e 8 e e iz oo e
s 151 TTEsE TUTRETT 77 A 1T 481
% 37.8 53,0 62.3 47.0
['otals 406 475 881
Splits 46.1 439
Hour  06:45 04:45 06:48 0145 06:45 0145
me 54 42 49 46 103 73
v 0.59 (.88 0.64 0.57 0.74 0.79
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Tapia, Hector

From: Olmstead, Ken
Sent: Wednesday, January 08, 2003 2:20 PM
To: Tapia, Hector
Ce: Olmstead, Ken, Davis, Gary, O'Connor, Mary; Conway, Rob; Seyler, Shelly
Subject: The Vale
Hector-
4 i

Transportation staff has reviewed conditions # and ﬁ’ to The Vale development added by the Planning and Zoning
Commission at their December meeting. Staff members will attend the January 14th Planning and Zoning meeting to
answer any questions on our comments. Transportation staff suggests modifications to both conditions (see below).

With regard to condition} (on-street parking), the City will be involved in the street madifications to install on-street parking
since it is in the public right-of-way. We would like to modify the condition to reflect the need for coordination with the City
staff.

With regard to condition % (median island), Transportation staff does not support the installation of a median island at the
driveway entrance to the facility for several reasons. Staff is concerned that the new drive and the existing alley entrance
are located too close together to allow for two separate drives and will require a modification to the standard entrance,
most likely one continucus curb cut to serve both. In our opinion a median istand ("pork chop”) in Beck Ave. would not be
effective in keeping vehicles from turning south into the neighborhood because the opening for the alléy would be very
close (alternatively, without an opening for the alley, inbound traffic into the development would be forced to drive
southbound on Beck Ave. and make a U-turn to access the driveway). A redesign to install a median istand in the
driveway would require additional onsite area, could impact the existing site layout, the entrance into the garage, and the
alley entrance, and would also not be sufficient to prevent left turns southbound on Beck Ave.

it's our understanding that the neighbors attending the meeting requested speed humps, and that those neighbors were
primarily located along 9th Street. The City instalied speed humps on Beck Ave. from 13th St. to University Drive
approximately eight months ago. We have had requests for speed humps on other streets within the area but they have
not met the program requirements. Additional speed humps could be installed within the neighborhood for traffic mitigation
after the site has been developed and neighborhood traffic impacts have been analyzed.

Our recommendations fo the Commission for revisions to the conditions are as follows:
Modify condmon? to insert "on-strest parkmg spaces are to be provided by the applicant in coordination with the City".

Eliminate the requirement in condition 3’ for the traffic island ("pork chop"} in the driveway entrance due to ineffectiveness
and adverse site impact, and instead require that the developer place a sum of up to $20,000 on deposit for use in future
traffic mitigation solutions, including speed humps, within the affected neighborhood upon evaluation and determination by
Transportation staff. Such funds may be refunded if no impacts have been identified within five years after the opening of

the project.




